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HE Stock Market still plainly betrays the effect of con-
flicting ideas and purposes: and the result of the conflict
continues to be an irreeular and indefinite movement of prices.

Professional traders make repeated and desperate attempts to -

advance the prices of certain stocks, but their success becomes
barren as soon as they seek to sell the stocks they have ac-
cumulated. The conservative influences remain in complete
control of the situation, which arouses comparatively little in-
terest on the part of the outside public. In the meantime a
general apprehension is being created as to the results of com-
petitive railroad ambitions in the Far West. Considering the
great prosperity of all of the important transcontinental lines
it assuredly looks as if the traffic situation in the Far West
justified a good deal of additional railroad comnstruction; but
the danger of such construction always is that it will become
excessive. If one railroad builds a new line, other railroads
follow suit, not becaunse there is traffic enough for two such
lines, but in self-protection. In order to avoid such unnecessary
and unprofitable construction, there ought to be an agreement
among the several systems, which will provide for an equitable
division of opportunities,

Py
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HE trading in the older tenement house districts continues

to brealt even the unprecedented totals of last year.

The number of transfers recorded on the first of November were
almost as numerous as they were on the first of any month last
spring; and these large totals are reached in spite of unfavor-
able conditions in respect to the bhorrowing of money. The
activity is almost exclusively professional and is rendered
possible by the fact that in all the older districts of Man-
hattan there are very few vacancies in flats and tenements.
But in view of the over building which is taking place in the
Bronx it is improbable that this condition will continue; and
when renting conditions deteriorate a collapse of the specula-
tion will soon follow. There are indications that a diminished
quantity of building is being projected both on Washington
Heights and in the Bronx. On the other hand, the more expen-
sive property on the West Side adapted to fire-proof apart-
ment houses continues to be in excellent demand. Costly
apartments are renting so well, that it looks as if the people
who were being displaced from private houses along the line
of Fifth ave were going into West Side apartments, instead
of Hast Side dwellings. In all probabhility the West Side will
be an area of very considerable and profitable building opera-
tions during the coming year. The only other part of Man-
hattan which is also exhibiting sizns of increased life are the
side streets west of Broadway and north of 23d st. There has
been considerable buying in this region for the purpose of
- substituting loft buildings for the old boarding houses and
tenements; and it is evident that when the wholesale trade
has finished the occupation of the side streets south of 23d
st and east of Gth ave, it will spread into the distriet mentioned
above. A great deal of buying has already taken place he-
tween Broadway and Sixth ave, and Sixth and Seventh aves,
while recently there have been some indications that it may
extend to the streets between Seventh and Eighth avs. Plans

have been filed for an eleven-story loft building to be erected on
24th st west of Tth ave; and there has been buying on other
streets. If such a movement takes place, it would not be the
first time in the history of New York real estate, when a very
dubious residential neighborhood was transformed into a clean
and serviceable business district.

*
&

HE fact that the population of New York is increasing
only at the rate of 125,000 a year should supply specula-
tive builders with srounds for reflection. During the current
yvear plans have been filed for new buildings to be erected in
the several boroughs of this city, which will afford living ac-
commodations for at least 250,000 people. Nor is this all, many
million dollars have, also, been spent on old five-story flats
and tenements, the result of which will be to inerease con-
siderably the number of people who will sleep under their
roofs. It is evident that if this rate of building is continued,
the result will be an over-production of residences, and
a repetition of the conditions which prevailed on the
‘West Side and in Harlem three or four years ago. It is true
that the demand for new living accommodations is not ac-
curately measured by the increase in population. Every year
a certain encroachment takes place in Manhattan by business
upon land formerly devoted to residence; and in this way a
larger or smaller number of people are unhoused. In excep-
tional years, when the city acquires the land for a new park, or
when railroad and bridge terminals are required this dis-
placement is very considerable; and in any event it probably
forces several thousand people to seek new accommodations.
But after making the fullest allowance for this condition,
there still remains a large margin of over-production in tene-
ments and dwellings. ILet us take, for instance, the Bronx
alone. The State census indicates that during the past five
vears an average of 15,000 people have been added to the popu-
lation of that Borough. This is certainly an under-estimate of
the increase which is taking place at the present time—mow
that the Subway is in operation. But even if we guess the
present annual increase to be 30,000, it is evident that too
many tenements are being erected. Plans will be filed during
the year for about 525 brick tenements alone, which will
accommodate over 50,000 inhabitants; and frame tenements and
private dwellings under construction will house 10,000 more
people. Such an over-production can only mean foreclosures,
rebates of rents, and general loss and depression. Or again,
take the case of Manhattan. In that Borough plans have al-
ready been filed for 350 new tenements to be erected on Wash-
ington Heights, and this number will become almost 400 before
the end of the year. These 400 flats and tenements will ac-
commodate not less than 40,000 inhabitants, whereas the total
annual inerease in the population of Manhattan is only 50,000,
and as many tenements are being erected on the East Side as
on Washington Heights. It is time for more prudent counsels
to prevail.

+

HERE can be no doubt that Mr. William Travers Jerome

has heen the hero of the mumicipal campaign which is

now drawing to a close. His candidacy and his personality
have dominated the canvass; and the issue which he has made
against “Boss” rule has been the issue, which has provoked
the greatest popular interest and enthusiasm. The personalities
and the public utterances of the several candidates for Mayor
have seemed by comparison tame. Mr. Hearst has made a
vicorous canvass; but, standing as he does on a wholly im-
practicable platform and depending as he does upon an appeal
to a selfish class interest, he has not improved his position by
the public discussion of his programme. He is not running
as strong to-day as he was three weeks ago. DMr. Ivins has
assuredly made the best of a desperate situation. He has ex-
hibited plainly his competence, his good sense, his inde-
pendence and his courage; bhut the good impression that he has
made has mnot availed to do away with the fatal handicap
under which he started. Mayor McClellan has stood in a
dignified way upon his record; and although he has gained no
ground by his speeches, he will doubtless bhe re-elected. But if
Mr. Jerome is re-elected, also, as he probably will be, the Mayor’s
triumph will be deprived of much of the prestige, which
might otherwise have attached to it. A few months ago, it
looked as if Tammany would win a victory so complete that
the organization would be able to dictate and probably elect
the next Democratic candidate for Governor. Now it looks
as if its victory might be both a marrow and a barren one;
and if so, the great mistake was the failure to endorse the
candidacy of Mr. Jerome. That candidacy has appealed to
many.of the strongest and best instincts of the voters of New
York County—to their wish to reward a faithful public servant,
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to their love of fair play, to their dislike of arbitrary dictation,
and to their admiration of political courage and uncorrupti-
bility, Moreover it has offered them a way of acting on these
instincts without breaking in other respects from the party
allegiance to which also, they are attached. They have been
placed in a position which does not oblige them to choose
between regularity and independence. They can vote regularly
for Mayor and independently for District Attorney—and so
satisfy both ends of their conscience. That enough of them
will do so to re-elect Mr. Jerome seems extremely probable.

HE results of the State census in relation to the popula-

tion of this city are disappointing. According to all su-
perficial indications New York City has been increasing at
a more rapid rate In the number of its inhabitants during the
past five years than during the ten years previous to 1900.
It has been a period of great industrial expansion, of unpre-
cedented immigration, of enormous building activity, and to-
wards the end of an actual searcity of living accommodation;
and all these facts have been much more noticeable since 1900
than they were before 1900. They would lead one to expect
the population to increase at a larger percentage, whereas ac-
cording to the census the percentage has been smaller. From
1890 to 1900 the percentage of increase was 37 per cent. During
the past five years it was 16.8 per cent. The diminution is
very small, but it is wholly unexpected. One cannot help
thinking that the difficulties of accurately enumerating the
population of New York have proved to be too great for the
State officials. It is certainly harder to record the number
of inhabitants of a city, which is full of aliens living in over-
crowded tenement houses, than it is the population of a city
which lives mostly in individual dwellings, and as New York
is becoming more and more a city of tenements, the difficulties
of the task and the chances of error are constantly increasing.
A failure to enumerate two hundred thousand people would
not be at all impossible. As, however, there is no way of prov-
ing such to be the case, we shall have to wait until the next
national census in order to secure any possible justification
for such doubts. In the meantime, even the State census shows
that the population of New York is increasing at the rate of
over 3 per cent. a year, which means that at the present time
the number of inhabitants added annually to the existing
stock is something over 125,000. Of this increase about 50,000
are housed in Manhattan, about 40,000 in Brooklyn, and 50,000
in the Bronx, and the rest in Queens and Richmond. The
Bronx has a much larger percentage of increase than any other
borough.

&

An Answer for Mr. Kelsey.

To the Editor of the Record and Guide:

Dear Sir: In last week’s number you published two letters
which discuss the proposed exemption of real estate improve-
ments from taxation to the extent of §$3,000. One letter is from
President Kelsey, of the Title Guarantee & Trust Company, the
other is from Mr. J. Clarence Davies, one of the leading real
estate brokers in the Bronx. President Kelsey's letter deals
mainly with the principal objections to the scheme, viz.,, that
there is no reason why a working man’s cottage should not be
taxed at the same rate as the’ multi-millionaire’s palace. This
is not exactly the way Mr. Kelsey puts it, but I think that it is
a fair statement of his point. In making it he misunderstood
the purport of the proposed law. I am the president of the
Manhattan League for the partial exemption of improvements
from taxation, and I know that our object is to exempt not only
small buildings, but all buildings to the extent of $3,000. In-,
deed, the very name of our organization shows that the exemp-
tion of all improvements, to the extent indicated, is our object.

To be perfectly fair, however, I must admit that the proposed
exemption, if it becomes crystalized into law, will be of more
benefit to the poor man than to the rich man. The question
then arises, why, in a Republic where, theoretically at least, all
classes of citizens should be taxed alike in proportion to the
value of their property, should there be any exemption at all?
The answer is: Up to a certain point a man’s income is used for
bare subsistence, clothing and shelter; beyond that point luxury
begins.

Tax a man of small income and property, and you lessen the
amount of his food and the adequacy of his clothing and shel-
ter. Tax a man of large income, and you merely tend to lessen
his luxuries. In doing the former, you weaken and deteriorate
vhe very man who produces both the necessities and the lux-
uries, thus lessening the wealth of the nation.

All ecivilized governments recognize this truth and have, in
small measure, endeavored to embody it into statute law. Eng-
land, in fixing a minimum amount upon which the income tax
shall not be levied, has this idea in mind. The United States
government and various State governments in their homestead
laws, bow to this economic law.

The income tax levied by the federal government during the
War of the Rebellion stated that incomes of less than $1,000
were not to be taxed. The income tax law passed during the
Cleveland administration provided that ineomes of less than
$4,000 should not be taxed. Unfortunately this law was de-
clared unconstitutional by the United States Supreme Court by
a majority of one vote, but not because of the exemption.

The best practical illustration of the recognition of this
economic law is the building association. There are in this
country about six thousand building and loan associations, with
a membership of almost two millions and assets of about
$G00,000,000. They have during the last fifty years enabled
working men to build hundreds of thousands of homes that
would never have been erected but for them.

It is estimated, for instance, that two-thirds of the dwellings
in Philadelphia have been erected through the help of those
associations; so that a tenement house in that city is a rarity.
All the State governments, and the federal governments as well,
have recognized the beneficent character of building assoecia-
tions, and the fact that they are adding to the wealth of the
nation, as well as to the contentment of the ecitizenship, by uni-
formly exempting them from taxation.

The war revenue law of 1898 specifically provides that the
mortgages given by members of building and loan associations
to such associations are exempt from the stamp tax. This was
the only class that was exempted, and not even charitable in-
stitutions were included. Ever since 1853 the State of New
York has by statute preseribed that building and loan asso-
ciations shall not be taxed; and the banking law, under whose
supervision these associations come, provides that any statute
taxing corporations shall not apply to building associations un-
less they are specifically named therein, The new mortgage
tax law provides that mortgages on dwelling houses, made by
members of building associations to such associations, up to
$3,000, shall be exempt from the mortgage tax.

Thus we see that the economie truth that taxation of persons
of small means tends to deprive them of the means of subsist-
ence and shelter, has been embodied in statute law. The praec-
tical application of this truth, however, has not been carried
far enough.

During my seventeen years' connection with numerous build-
ing and loan associations, as attorney and officer, I have fre-
quently been told by persons of small means whom I have urged
to join the associations and get loans to build homes, that they
might do so if it were not for the fact that they could not, in
addition to the charges of such associations, pay the taxes.

Mr. Kelsey urges that we, instead of agitating for this exemp-
tion, should unite our efforts with those who are seeking to
repeal all the mortgage tax laws. I agree with him, and so do
the members of the League for the Partial Exemption of Im-
provements from Taxation, in considering this mortgage tax
economically bad. It does not bear so harshly, however, on the
poor man who desires to build a home, as he can secure a loan
from some building association whose mortgages are exempted
from this tax. Besides that, there is no reason why we cannot
work for the repeal both of this law and for the enactment of
the tax exemption law.

The last point made by Mr. Kelsey is tkat if the small house-
holders are exempt from taxation as proposed, they will not
take sufficient interest in good government, because they will
not feel its burdens. He forgets that not only will these small
home owners continue to pay taxes on Iimprovements over
$3,000, but that in any event they must pay taxes on their
lots.

Mr. Davies' criticism is, that the exemption would be taking
money from the right hand in order to give it to the left, as it
would result in an increased tax on the lot covered by the im-
provement and on other vacant land. It might be that, for the
first year after the law went into effect, there would be a slight
increase in the rate of taxation; but I submit that immediately
following the enactment of the law there would be such a boom
in building that the tax-rate will ultimately fall instead of rise.
It is true that first the owners of vacant land would be com-
pelled to pay higher taxes. This, however, would not be an
unmitigated ewvil; for it would tend to induce the owners of
vacant land to improve their holdings, thus further increasing
the building of homes. The benefit of such a boom to the
community in general is almost incalculable; for it would keep
labor econstantly employed at higher wages both in putting up
the buildings and in manufacturing building materials.

I VENTURE THE PROPHECY, DERIVED FROM MANY
YEARS OF EXPERIENCE, THAT IF DWELLING HOUSES
UP TO $3,000 WERE TO BE EXEMPTED FROM TAXATION,
INSIDE OF TEN YEARS THE NUMBER OF HOMES OF THE
PEOPLE WOULD BE DOUBLED. This would tend to de-
populate the temements, those pestilential breeding spots that
may some day hatch out the demons that will subvert our
liberties.

Statesmen should recognize the fact that, apart from the
benefit they will confer upon humanity, such an act will tend
to the stability of the government. If we have a contented
citizenship, we will have no anarchistic plots and rioting. I
would therefore say to our legislators—enact such a law, and
the demand for masons, carpenters and house builders generally
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will be so great that wages will rise and thus enable the me-
chanies in their turn to become home owners; enact such a
law, and in a few years the number of homes will be doubled;
enact such a law and the pressure of the population in the
tenement house districts will be lessened, while filtle cottages
will multiply in the suburbs; enact such a law and tens of
thousands of little pallid children, instead of dying amid the
stenches of the tenements, will grow to sturdy manhood and
sweet womanhood in God's country.
FRED. CYRUS LEUBUSCHER.

.
-

Advantages from Partial Exemption.

To the Editor of the Record and Guide:

In reply to C. H. Kelsey's letter published in last week’s
Record and Guide, permit me to state that the $3,000 exemption
on improvements is not specifically intended .to aid the small
house-owner alone, but every one who puts up a building,
whether big or little, costly or cheap, and who thereby aids in
giving work to those engaged in the building trade, which in
turn will enable the workers to pay their rents more promptly
or to build small homes for themselves. It will encourage
holders of vacant lots to put up buildings on their lots, which
will not continue to be without an income, and an eye-sore to
the community.

It would take up too much of your valuable space to show all
the benefits that would follow this exemption. They all follow
the same line of reasoning as procured the exemptions of re-
ligious and charitable institutions, hospitals, etec.

As to the mortgage tax, we all agree with the writer and will
aid him to have that law repealed. We ask, in turn, his aid to
bring about the passage of this beneficial law.

In reply to J. Clarence Davies’ letter, I have only to add to
the above that, if one of the effects of the law is to increase

the tax on vacant land, this is not an objection in the eyes of

those who regard the holders of such land as dogs in the
manger, unwilling to build themselves and preventing those
who wish to from building until they have paid an exorbitant
and ever-increasing price for the land. And the same holds
good as far as the “poor” middlemen whom he commiserates.
As to the small owner, he will very well be able to take care
of himself under the proposed law, and will not need the “sym-
pathy’ offered by Mr., Davies in his behalf.
J. R. ABARBANELL,
116 Nassau street.

&
+

Office Buildings a Block Square.

FUTURE CONDITIONS WILL REQUIRE THEM—LAND-
OWNING THE GREATEST MONOPOLY.

The weekly lecture at the Real Estate Class of the West Side
of the ¥. M. C. A. was given Tuesday evening on the subject
of “Management of Downtown Property.” The lecturer was
E. A. Tredwell, the agent for the Times Building. Prefacing
the lecture, through the kindness of the New York Edison Com-
pany, a number of maps of the company's system of street
mains were distributed to the audience, and during the lecture
the lecturer also read a letter from the New York Steam Com-
pany, in which some details of their system of supplying steam
through street mains was given. ;

The following synopsis of his remarks may be of interest.
The lecture was divided into three parts—past, present and
future. The advice of the lecturer, to begin with, was that a
real estate agent should be optimistic, for most of the things
you hear are not so, and the rest do not happen, so why worry?
He suggested that the agent get a good idea, even though it be
an old one and work it consistently, as ultimately it would
bring its reward. In speaking of the past, the lecturer referred
to uie old five-story buildings on lots 25x100, with no improve-
ments and non-fireproof, and spoke of the time when down-
town New York contained individual homes. It was the
day of small things and the “simple life,”” with no thought of
factory inspection or Tenement House Department; but being
past, it has no more use for the present time, except as a guide
post to the present and future. The modern loft building, he
stated, rented from 40 to 60 cents a sq. ft., when situated in the
manufacturing districts, with power charged for extra; they
usually contain passenger and freight elevators, electric light
and gas, and steam and heat, ranging from 8 to 10 stories high,
and are run with fairly rigid rules and considerable system.

In speaking of downtown tenements, it was asserted that they
were probably as bad as any in New York, and in the speaker's
opinion they were permitted to exist by the Tenement House
Department because the neighborhood conditions were changing
and the lots would probably only be occupied as tenements for
a few years., The remark of Jane Addams in Social Setile-
ments was quoted: “It is much easier to deal with the first
generation of great city life, than with the second or third, be-
cause it is more natural and cast in a more simple mould.” The
old office buildings referred to by the lecturer were built before
1870, and were usually old mercantile buildings remodelled; to-
day the street current furnishing light and power for the
elevator, and a low pressure steam plant giving the heat, and
what with new sash, a tiled main hall floor and plenty of white

paint the old buildings are rejuvenated into office structures of
a certain type, renting from sixty cents to a dollar per square
foot.

It was stated that the business unit for lots now was 50x100,
and that while you could build too small in New York City, it
was difficult to build too large. Also, that office buildings of
the future would be a block square, to be in accordance with
modern condi’tions, and that beauty was an increasingly wvalu-
able asset, as progress was made in the general wealth of the
community, It also was stated that aesthetic development
went hand in hand with the increase of material wealth and the
gradual formation of a leisure elass. ]

Regarding rental policies, Mr. Tredwell remarked that three
courses were open to the modern agent. First, high rentals
and considerable vacancies at all times; second, moderate rents,
with particular attention paid to keeping buildings full, if pos-
sible; third, low rents, giving a waiting list. The speaker ex-
pressed his preference for the second course, as being more
advantageous in the production of net income to the landlord.
The Empire Building and the Mutual Life Insurance Building
were referred to as the highest type of office buildings in the
lower part of the city, and the Metropolitan Life Insurance
Building, as the best type in the middle office section. The
speaker referred to employers, favoring Scandinavian help as
being more reliable, although slower, and stated that the man-
agement of an office building was the application entirely of
system, the janitor being the most important man next to the
agent, and the chief engineer third,

Speaking of renting, a comparison was made between the
personal and the Hopper system, the first where the agent gave
his personal attention to the building and the business at hand,
and the second or Hopper system being where the business at
hand was only part of a series of other businesses of the same
character and got no special treatment. Referring to elevator
service, he advised small cars and freguent trips instead of
large cars and slow service, Ninety office buildings were built
in New York City in the four years, 1901, 1902, 1903 and 1904,
costing $34,805,500, an average of $367,500 each, and during the
same time G677 loft and factory buildings were built, costing
$61,942,500, an average of $91,500 each, and the speaker insisted
that a real estate agent, expecting to be trusted with the man-
agement of single properties, each of which amounted to a for-
tune in itself, should not alone have working capacity and
character, but it was essential that he should have good judg-
ment, as the unexpected, to which no rules could apply, would
often happen, and he thought for that reason many properties
had been placed in the hands of relatives to be mismanaged,
because an estate believes that a person interested would exer-
cise greater care in settling important guestions than the agent
might do; but as the real estate business had progressed into
what he believed was a science, so gradually many of the estate
properties of considerable size had naturally fallen into the
hands of competent real estate firms and were still continuing
to do so.

In referring to old buildings downtown, the speaker insisted
they should be handled carefully, that they were in the nature
of dynamite and that repairs should be made with judgment,
that in case of difficulty with tenants that anything was per-
missible except to lose the tenant, the law for old property heing
always to hold your tenant. The city was credited with being
the largest downtown tenant, paying $294,000 for 178,000 sq. ft.,
within one-half mile of the City Hall.

In referring to the management of property, it was stated that
many of the properties that lawyers used to manage have been
turned over with their consent to competent firms, new con=
ditions making it inadvisable for legal firms to manage property.
Trust company management was not favorably spoken of. The
management of real estate by insurance companies was con-
sidered usually of a very excellent character, and the manage-
ment of estate properties was of a widely varying character, de-
pending on the peculiar personality of the estate. Light was
an essential for the procuring of high rents; indeed, the speaker
made it quite plain that he believed a downtown agent rented
light rather than space. Ventilation was referred to as one of
the unsolved problems of the modern high class buildings.

In closing, Mr. Tredwell referred to C. W. Steevens' descrip-
tion of New York City. “Never have I seen a city more hide-
ous, or more splendidly uncouth, formless, piebald and chaotic,
and yet it impresses you as a magnificent embodiment of titanic
force and energy.” It was stated that the real estate men of
the future must take into account ethical and social problems
that twenty-five years ago were not worthy of mention and to-
day receive but small consideration, but that in a few years will
he of very pressing and serious moment to the business. He
referred to certain economic faects, quoting Robert Giffen, the
English economist, who said that “Land owning is beyond all
other callings in the nature of a monopoly,” and that if this be
so, as all economists seem to agree, then real estate agents are
practically the agents of a great monopoly. Further, he stated
that 7% of New York City population owned the entire land
of the city and that one-half the property in the Tmited States
was owned by 100,000 men. Building departments, factory in-
spection and tenement house departments were but the begin-
ning of a sociological guardianship of real estate,
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" Fireprooting Company Urges Repeal

The Pioneer Concern in Full Accord for Amendment of the Building Code

NOTHER important accession has been made to the forces
united in behalf of the amendment of the Building Code, to
eliminate the compulsory provision relating to “fireproof” wood,
and it has come from an unexpected quarter. One of the com-
panies engaged in the business of fireproofing wood makes
known, in a communication written by its president to the
Record and Guide, that it is in full accord with the movement,
for reasons that are clearly and ably set forth. Conceding that
the market has been ‘“flooded” by other companies with “in-
ferior and imperfectly treated woods,” it has decided to urge,
upon the ground of imperfect work, but not upon the ground
that “properly and thoroughly fireproofed wood” cannot be had,
that the provision in the Code be repealed. There remains,
therefore, no opposition to. the Amendment that the city au-
thorities can rightfully consider of importance, all the credit-
able authorities being in accord and asking with one voice for
this reform and relief. The Board of Underwriters demand it,
the Building Trades Employers’ Association as a body demands
it, the architects are unanimously for it, likewise the general
contractors and owners; and the highest secientific authorities
agree with the view now unanimously held by builders that, as
Dr. Atkinson, the Director of the Engineering Experiment Sta-
tion has said, “the compulsory requirement of the Building Code
is unwarranted by any virtue contained in the treated wood,
that it is a hardship upon builders and owners, and inefficacious

in practice.”

VIEWS OF CHARLES T. WILLS.

One of the leading and most esteemed general building con-
tractors in the city is Mr. Charles T. Wills, who, upon being
asked for his opinion upon the merits of the guestion, in a talk
with the writer, said:

The reguirement of that part of the Building Code which
exacts from owners and builders the fireproofinz of all woodwork
structures over 150 ft. in height, is a most onerous one, as
well as grossly inconsistent. Such wood as ordinarily enters
into the construction of the modern high structure is of so small
a guantity as to be measurably inconsiderable. The doors,
trims, base, chair and picture mouldings are so small an amount
when compared te that comprising the furniture, which is not
required to be fireproofed, that it is the minor quantity. Ex-
perience has demonstrated that in most cases fires starting
in rooms of such buildings have been contained in the rooms
and have not spread beyond its confines. So much for the
inconsistency of the law. If wood trim should be fireproofed,
why not furniture?

“T have found, aside from other objections which I will refer
to later, the one of delays an almost fatal oae. Owners and
architects rightfully expect that their work shall be done with
the utmost expedition consistent with good workmanship. Time
being the essence of all contracts, as much insisted on by owners
as any of the other conditions of the agreements, the delay
on the part of the treating companies is disastrous.

“Wood treated by the processes patented by the different treat-
ing companies is impossible of being finished in the way the
material is capable of—mahogany and other fine woods might
just as well be whitewood painted. The fibre being filled with
salts which, it is claimed, make the wood incombustible, dis-
color it and make it to lose its natural beauty. Then when in
place only a reasonably short time the solutions with which
the wood is treated appear on the surface, through the oils

and varnish, destroying them, and the efflorescence therefrom”®

can be wiped off with a cloth, only to appear again after a time.

‘“Wood treated in the way prescribed is almost doubly costly
to mill and manufacture. When in place screws and nails are
corroded and will not hold in place in any such way as in the
natural wood. The fibre also loses its tenacity.

THE MAIN QUESTION.

“The great question in relation to the subject, however, is
‘fireproof wood' fireproof? Much could be said on this subject,
but there is little use taking up time concerning it. From my
observations I would freely say, that generally, it is not. Some
parts of a shipment appeared to be so treated that it would
resist fire, but finally it was consumed. Other parts of the same
shipment would blaze away immediately. I have seen my men
use it to heat their lunches, and have seen it used to fire boilers
for hoisting engines.

“There is nothing in my experience or observation on the sub-
jeet that causes me to change the conclusion that I came to some
years ago, viz.: that there is no justification in putting owners
to the great additional cost and builders to the exasperating de-
lays attending the requirement of the law, and it ought to be
repealed.”

AN ARCHITECT'S REMARKS.

We have heard from a great builder, let us next take the
testimony of a very prominent architect, one who has designed
and planned many of the most important and beautiful strue-
tures in this metropolis, Mr. Cyrus L. W. Eidlitz. In the course
of a conversation this week with the writer, Mr. Eidlitz made
these interesting observations:

“The unprecedented era of great and costly building opera-
tions, together with the rapid advance in the structural as well
as the artistic merits of the same, requires the keenest energy
and care on the part of architects and builders to meet the
problems which are presented. While bearing in mind the neces-
sity of maintaining the highest standard of workmanship, more
especially from the point of view of durability and protection
against fire, it would seem most desirable that such laws as
are enacted to protect any section of Greater New York from
destruction by fire, should be enacted with every consideration
for these difficult conditions.

“An act whieh requires the use of building material which is

in any form a monopoly, or which cannot be procured in com-
petition in the open market, must necessarily be a hindrance,
if not a detriment, to our great building interests. While it is
not the intention to criticise, or in any way depreciate the merits
of a new industry, such as fireproof wood, which is required
by Section 105 of the Building Code for all buildings over
twelve stories in height, the results thus far obtained have
proven most unsatisfactory from a practical, as well as an artis-
tie, standpoint.
. ““An analysis of the merits (or demerits) of fireproof wood
should be sufficient to demonstrate whether this provision in
the Building Code should not be revised or entirely stricken out.
From six to eight weeks under the most favorable condition is
required to have woodwork treated under the so-called ‘fire-
proof process,” and at times, when a great amount of work
requiring fireproofed wood is in progress, a much greater period
is required, owing to the lack of sufficient facilities to treat the
malerial; consequently delays are encountered which seriously
impede the progress of important work.

THE ARTISTIC OBJECTION

“The treatment of different kinds of wood under this process
destroys or deadens the appearance of the surface and graining,
to the great detriment of its merit as natural hardwood work.
No other country has the advantage of as many beautifully
grained hardwoods as America, and it seems a great pity that
this advantage should be practically eliminated for our most
prominent and expensive buildings.

“Aside from the artistic standpoint, it has not been demon-
strated or proven, nor does it seem probable that the present
process of fireproofing wood gives the practical results looked
for. The cost under this process is not only doubled, while the
quality is practically destroyed, but it has not been demon-
strated that in a considerable conflagration fireproofed wood-
work will sufficiently prevent the spread of fire to warrant its
use.

“Tts durability is also. an unknown quantity. It is a fact,
however, that no method of varnishinz or finishing has been
devised which can be made to stand without loosing its lustre
and becoming unsightly after a short period of time. If costly

~woods treated under this process cannot be made to look better

than a cheap imitation of graining, it would seem probable
that in time, for economical reasons, if for no other, the use
of hardwood finish in our important buildings will become a
thing of the past for decorative finish where it can be dis-
pensed with."”

THE ELECTRIC FIREPROOFING COMPANY ALSO SAYS

AMEND THE CODE.,

A very significant and important contribution to the discus-
sion which, it is hoped, will result in the repeal of the com-
pulsory Fireproof Wood provision of the Building Code, has
been received from Fresident Bachert, of the Eleetric Fire-
proofing Company, as follows:

To the Editor of the Record and Guide:

Under the present condition of things the campaign recently
inaugurated in the Record and Guide for the amendment of
Section 105 of the Building Code, about the use of fireproofed
wood, is welcomed and is in full accord with the views of the
Electric Fireproofing Company, of New York (the pioneer com-
pany for the fireproofing of wood). Yet it must be said that
this campaign is not being conducted on entirely correct lines,
inasmuch as it does not set forth the real ground upon which
it is urged to bring about the repeal of the clause.
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When the framers of the Building Code embodied fireproofed
wood as one of the essentials in buildings over 150 ft. high, it
was found that wood could be rendered absolutely fire resistant
by our process, as has been substantiated by wood taken out
of the R. G. Dun Building, which had been installed before
that time, and can now be found intact. It can also be found
that wood thoroughly fireproofed and properly handled by mill
men or manufacturers—as was the case in that building—that
fireproofed wood is capable of receiving a fine finish or polish
and remain so permanently; but, unfortunately, since the time
the Building Code was framed, material said to have been fire-
proofed by some other companies has been thrust upon the
market in many instances, and has been found to be little better
than untreated wood, and while the building Code specifically
says ‘“Wood may be used if treated by some process approved
by the Department of Buildings that will render it fireproof,”
it is a well known fact that during Commissioner Thos. J.
Brady's administration, practical and exhaustive tests were
made upon fireproofed wood on a large scale, as a result of
which wood fireproofed by some of these ecompanies was de-
clared by the Building Commissioner unfit for use in fireproof
buildings; and in consequence, Commissioner Brady refused to
approve their process; but by persistent appeals madz by these
companies to Commissioner Wallace, who succeeded Commis-
sioner Brady, they were granted a conditional approval of their
material—but only conditional. And what has been the result?

Ever since that time the market has been flooded with in-
ferior and imperfectly treated wood, which has been used in
buildings where absolutely fire resistant material was called
for, and was paid for by the owners of the buildings.
Some of these companies for the fireproofing of wood
with a few of the trim manufacturers or mill men are respon-
sible for the present condition of things and for the movement
now on foot. It cannot be guestioned that in every line of ma-
terial there is found good and bad, as is the case with fire-
proofed wood. The recent tests made by Prof. Chas. I.. Norton,
of the Massachusetts Institute of Technology, under the direction
of Edward Atkinson, show conclusively the great difference in re-
sults of fireproofing wood treated by various companies.

The process of fireproofing wood is not an easy one, so that
if wood that has been treated by a process of fireproofing is found
to burn, it must necessarily prove that it is a poor process, and
may be so for two reasons: that it is not thoroughly impreg-
nated, or that the chemicals used are of a poor and inex-
pensive character. Therefore, for the production of thoroughly
fireproofed wood, it requires knowledge, experience and a high
class of chemiecals, making the cost of production somewhat
higher than for the wood which is treated by companies using
correspondingly inexpensive and ineffective chemicals; so that
the cost of gbsolutely or thoroughly fire resistant material is
more than wood fireproofed indifferently. There is the “rub.”

The general contractor gives out his sub-contract to the
carpenter; the carpenter gives out the trim to the trim manu-
facturer; the trim manufacturer applies to the wvarious fire-
proofing companies for the cost of fireproofing; and what is the
result?

Some of the trim manufacturers will take the cheapest thing
they can get, but they tell us, *We like your process and know
that you have the best process for the fireproofing of wood, but
we are not obliged to buy the best. All we are called upon is
to use any process that will pass the Building Inspector, and
we are told by the other companies they will guarantee that
their stuff will pass the Inspector, and we don't care whether
it burns or not.” And that is what we are up against, and this
is just what brings the proper article in disrepute along with
the fake; and, therefore, we think that if the clause is amended
or repealed, anyone tha_t really wants fireproofed wood for pro-
tection will first investigate and secure the best and pay for
such, and the owner will then get it in his building.

It is true that pieces of wood taken from stock which is to
go into each of these so-called fireproof buildings are being sent
to Prof. Woolson, of Columbia College, to be tested and be re-
ported upon to the Bureau of Buildings, and that is all.

The wood sent to the fireproofing companies by the trim con-
tractors to be treated, generally finds its way into the buildings
as long as some of these trim contractors have to pay for the
fireproofing, whether it is properly fireproofed or not, for if any
of such wood is rejected by the Inspector, he is informed by the
fireproofing company that it will be fireproofed over; but, as a
matter of faet, wood once found not to be thoroughly fire-
proofed or impregnated cannot be retreated and improved upon
by further treatment, and there you are.

Now, in conclusion, would say that under the existing con-
ditions we are in full accord with the Record and Guide, and
some of the architeets, and urge upon the ground of imperfect
worlk the repeal; but it must be understood that it is not
urged upon the ground that properly and thoroughly fireproofed
wood cannot be had, for with thorough knowledge, care and
use of the best chemicals, wood has been and is being treated
to-day to the entire satisfaction of patrons who are using our
product from choice and not by requirement of the law, viz.:
The American Locomotive Company, at Schenectady, N. Y.;
the N. Y. Central Railway Company, the Western Electric Com-
pany, Westinghouse, Church, Kerr & Co., the Hale & Kilburn

Mifg. Co., all of whom we give as references; and we think if
the law is amended, fireproofed wood will once more take the
proper rank among fireproofing material; and anyone in search
of it will secure the best and pay its price.

It has been for some time a well known fact that the Electric
Fireproofing Company has expressed itself on many occasions
that, under existing conditions, it would support any amendment
to be gsked for in this direction, as can be confirmed by ex-Supt.
of Buildings, Perez M. Stewart, Wm. A. Anderson, Supt. of the
Board of New York Fire Underwriters, Ralph Starrett, of the
Thompson-Starrett Company, and Sloane & Moller, carpenters
and trim manufactuers.

Respectfully yours,
ELECTRIC FIREPROOFING COMPANY.
Per Max Bachert, V.-P.
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PRODUCE EXCHANGE BANK BUILDING.

Ernest Flagg, Architeet.

Thompson-Starrett Co., General Contractors.
Winslow Bros. Co., Ornamental Ironwork.
Clinton Fireproof System.

Simplex Conerete Pile Foundation: The Foundation Co.

A recent architectural improvement to lower Broadway, at the
corner of Beaver st, is the Produce Exchange Bank designed by
Ernest Flagg. Occupying a sightly corner, opposite the Pro-
duce Exchange, it rises twelve stories high, with frontages of
T3 ft. on Broadway and 32 on Beaver st. HExterior walls are
of granite to the first floor level, then Indiana limestone to the
third floor, and the remaining stories of brick and ornamental
iron. The floor arches in the building are 14+.8 from center to
center of I-beams, under the Clinton Firveproofing System. The
first floor, which is used by the banl, is shut off from the rest
of the building,

All the materials used in the construction are the best, and
the structure is a model of good workmanship in all its parts,
and represents an expenditure of about $750,000 exclusive of
the value of the site. The main floor contains the wvaults,
officers’ rooms and the counters, the latter in form of an elipse,
and there is a gallery around the apartment at the second
story level, which is reached by two ornamental spiral stair-
cases of metal. Four windows, each 9 ft. 6 ins. wide, extend
through two stories on the Broadway side. Hach of the upper
floors contains five offices,










































































































































